
 

 
(DRAFT) AGENDA 

 

Virtual Meeting – Bremerton Planning Commission 
(Subject to PC approval) 

March 21, 2022 
5:30 P.M.

Join Zoom Meeting  
https://us02web.zoom.us/j/85765773597?pwd=M1BQSTMyVkJycDRBNjhnaUxJamFYZz09  
  
Webinar ID: 857 6577 3597 
Password: 953417 
 
One tap mobile: 
+1 253 215 8782, 85765773597# 
 US (Tacoma) 
 

Dial by your location: 
        +1 253 215 8782 US (Tacoma) 
        +1 669 900 6833 US (San Jose) 
        

  
I. CALL TO ORDER 
II. CLERK CONFIRMATION OF QUORUM 
III. CHAIR CALL FOR MODIFICATIONS TO AGENDA  
IV. APPROVAL OF MINUTES:  January 24, 2022 meeting 

 
 

 
V. PUBLIC MEETING 

A. Call to the Public:  Public comments on any item not on tonight’s agenda 
B. Public Hearing:  

1. Revisions to the Eastside Village Subarea Plan 
 

 
 
 

VI.  BUSINESS MEETING 
A. Chair Report:   Richard Tift 
B. Director Report:   Andrea Spencer 
C. Old Business:  
D. New Business:  

 
 
 

VII.  ADJOURNMENT:  The next regular meeting of the Planning Commission is  
Monday April 18, 2022 

 
Planning Commission meeting packets are available on-line at 
http://www.BremertonWA.gov/AgendaCenter/Planning-Commission-4 

https://us02web.zoom.us/j/85765773597?pwd=M1BQSTMyVkJycDRBNjhnaUxJamFYZz09
http://www.bremertonwa.gov/AgendaCenter/Planning-Commission-4
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CITY OF BREMERTON 
 

PLANNING COMMISSION 
MINUTES OF SPECIAL VIRTUAL MEETING 

January 24, 2022 
 
 
CALL TO ORDER: 
 
Chair Tift called the regular meeting of the Bremerton Planning Commission to order at 5:31 p.m.   
 
ROLL CALL  

 
Commissioners Present 

 
Staff Present 

Chair Tift 
Vice Chair Rich (joined at 5:51 p.m.) 
Commissioner Flemister 
Commissioner Coughlin 
Commissioner Mosiman 
Commissioner Pedersen 
Commissioner Wofford 
 
Quorum Certified 

Garrett Jackson, Planning Manager, Department of Community Development 
Kelli Lambert, Senior Planner, Department of Community Development 
Sarah Lynam, Project Assistant, Department of Community Development 
 
Others Present 
 
 
 

  
CHAIR CALL FOR MODIFICATIONS TO AGENDA 
 
The agenda was accepted as presented.   
 
APPROVAL OF MINUTES 
 
COMMISSIONER FLEMISTER MOVED TO APPROVE THE MINUTES OF NOVEMBER 15, 2021, AS 
SUBMITTED.  COMMISSIONER WOFFORD SECONDED THE MOTION, WHICH CARRIED UNANIMOUSLY. 
 
PUBLIC MEETING 
 
Call to the Public (public comments on any item not on the agenda) 
 
Chair Tift invited comments from citizens.  There were none.   
 
 
Public Workshop:  Eastside Village Subarea Plan Revisions 
 
Mr. Jackson explained that the purpose of the workshop is to discuss potential changes to the Eastside Village Subarea Plan.  
After soliciting input from the public, the Commission will be asked to provide guidance to staff about whether or not to 
proceed with the proposed revisions.   
 



 
DRAFT 

Bremerton Planning Commission Minutes 
January 24, 2022 ~ Page 2 of 6 

 

Mr. Jackson provided a map illustrating the boundaries of the Eastside Village Subarea Plan.  He reviewed that, in preparation 
for the departure of Harrison Hospital, the City commissioned a market study in 2019 to determine what uses would most likely 
be supported as the area transitioned.  The study recommended that the regulatory requirements for the area should be relaxed 
and that a clear approach to planning should be provided to ensure continued activity in the area.  The study also recommended 
that the City tailer regulations to encourage the existing strong housing market.  A concurrent Planned Action Ordinance (PAO) 
was passed to provide updated land-use regulations that streamlined the environmental review process.  The Eastside Village 
Subarea Plan was adopted in October 2020.  In addition to the regulatory framework, the plan included a provision to continue 
to monitor the execution of the subarea plan to ensure it functions properly.  The success of the subarea plan in attracting further 
development is important to the long-term growth strategy of the City.   
 
Mr. Jackson advised that there are currently six land-use centers within the City, which are intended to absorb the majority of 
the population growth in the years to come.  He shared a map showing the location of each of the six centers:  Wheaton Riddell 
District Center, Wheaton Sheridan District Center, Eastside Village Center, Manette Neighborhood Center, Charleston District 
Center.  He explained that the Growth Management Act (GMA) requires cities to plan for future growth. At a regional level, 
the Puget Sound Regional Council (PSRC) has adopted Vision 2050, which is a multi-county effort between Kitsap, 
Snohomish, Pierce and King Counties to have a regional strategy for where growth will be allocated.  Via the Kitsap County 
Planning Policies, all of the jurisdictions within Kitsap County have agreed to incorporate the growth strategies put forth in 
Vision 2050 into their local comprehensive plans.   
 
In the time since the subarea plan was adopted, Mr. Jackson said staff has taken notice of feedback from potential investors 
that the maximum density, maximum height, and maximum floor area ratio (FAR) in the Eastside Village Subarea Plan were 
too low.  With that feedback, staff reviewed the trends that were occurring in the City’s successful growth centers.  There has 
been a lot of growth in the Wheaton Riddell, Wheaton Sheridan and Charleston District Centers, with 885 units in some level 
of development.  Staff believes this is because there is no maximum density or maximum FAR, and the maximum height is set 
at 80 feet.  Another reason for success in the Downtown Center is the Design Review Board (DRB) that reviews projects for 
compliance with the Downtown Subarea Plan and grants departures from some standards on a site-by-site basis.  There isn’t a 
single development in the Downtown Subarea Plan that hasn’t needed at least one departure from the requirements.  
 
Mr. Jackson said the current zoning in the Eastside Village Subarea Plan is composed of four zoning districts and three overlay 
districts.  However, the uses that are permitted in all of the zones are somewhat similar.  The Center Residential High Zone is 
primarily intended to support residential growth, and the Center Residential Low Zone is intended for lower-density residential 
uses.  The Mixed Use Zone allows a variety of uses but strongly promotes commercial uses.  The Multi Use Zone is the largest 
of the zones (about two-thirds of the subarea) and provides the most flexibility.  The Multi Use Residential Overlay is intended 
to allow increased density based on the Incentives Program Table and to prohibit commercial uses of some size.  The Multi 
Use Entrepreneurial Overlay is intended to promote small businesses in the subarea.  Staff is proposing that the overlay be 
removed.  He explained that the B&O Tax Exemption was raised from $240,000 in 2021 to $1 million in 2022.  As the 
exemption applies to the entire City, the relevance of the overlay goes away.  The Multi Use Commercial Overlay is intended 
to provide an area where incentives are offered to promote commercial growth.   
 
Mr. Jackson said staff is proposing to remove the limits on density and FAR, and increase the maximum height limit to 80 
feet, with these changes adopted the differences in the current zones would be minimal.  As currently proposed, there would 
be two zoning districts and one overlay district.  The Center Residential High, Mixed Use and Multi Use Zones would be 
consolidated into the Multi Use Zone, and the Center Residential Low Zone would be retained to preserve the existing low-
level development.  The new Multi Use Commercial Overlay District would capture the areas that were previously under the 
Mixed Use Zone and the Multi Use Commercial Overlay into one feature.  The new Multi Use Commercial Overlay District 
would require that the ground level of structures be either commercial uses or built to support future commercial uses.   
 
Mr. Jackson shared two maps showing a side-by-side view of the existing and proposed zoning.  He summarized that, as 
proposed, the zoning would be simplified but provide the same purpose of promoting commercial areas where recommended 
by the subarea plan, providing flexibility within the remaining zone, and providing some protection against higher-intensity 
uses in the Center Residential Low Zone.   
 
Mr. Jackson advised that, currently, the Center Residential Low Zone prohibits single-family homes but the minimum density 
is six dwelling units per acre (DUAs).  Staff is seeking feedback from the Commission about raising the minimum density or 
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removing the prohibition of single-family homes.  It doesn’t seem appropriate to retain both requirements.  He summarized 
that the proposed changes are intended to standardize and simplify the process to make it easier for the public and developers 
to understand the subarea plan requirements.  To accomplish this, staff is recommending the following:   
 

• Reducing the number of zones and overlays as previously described. 
• Changing the Multi Use Zoning Standards to District Center Core Zoning Standards. 
• Removing the Street Frontage Design Standards from Chapter 5.4. 
• Altering Chapter 6 Design Guidelines to transition to a chapter that the DRB can use as a guidance piece.  
• Removing subarea plan specific regulations that are already addressed in the Bremerton Municipal Code (BMC).   

(i.e., drive-through facilities, parking, etc.) 
 
Mr. Jackson advised that the City received a number of comments related to the proposed amendments.  He briefly reviewed 
each one as follows: 
 

• David Kessler, owner of the Sheridan Village Shopping Center, supports the proposed changes.  He noted that he had 
to abandon plans to redevelop his site due to the new subarea plan height and density restrictions.   

• Allen Sweet, owner of three buildings at 2625 Wheaton Way, also supports the proposed changes.  He noted that he 
took part in the subarea planning process but didn’t realize the negative effect it would have on his property. 

• Rob Spitzer, owner of a 30,000 square foot vacant property in the subarea, supports the proposed changes, as well.  
He stated that he was planning to construct a 119-unit apartment complex, but the current subarea plan limits the 
project to just 40 units. He reminded the City of the current housing shortage and requested that the height limit be 
increased to 80 feet.   

• Mark Gold also indicated support for the proposed changes.  He noted the current housing crisis and felt that the 
current density limits in the subarea are inappropriately low.  He encouraged a maximum height of 80 feet.  He 
commented that potential redevelopment of sites, such as Sheridan Village, will require code revisions.  

• Beverly Maine noted that the Episcopal Church planned to construct a 75-unit apartment but the current density 
requirements are prohibitive.  She requested that the height limit be increased to 80 feet.  However, she asked that the 
parking requirement of .5 parking stalls per senior welling unit be maintained.  She also noted that the open space 
requirements are prohibitive to development.  

• Dale Sperling, a local developer, observed that the City needs housing and that the Eastside Village Subarea is an 
ideal location to satisfy this demand.  He recommends increasing density and lowering parking requirements and notes 
that there is adequate transit in the area to support that change.   

• Will Mentor, owner of parcel on Claire Avenue, commented that the current density limitation makes projects hard 
to justify, as revenues do not cover costs. He said he supports townhome development, as well as parking reductions 
of 25%.  He also supports a minimum ceiling height of 8 feet.   

 
Jae Evans asked why the parks and open spaces were completed eliminated on the map provided by Mr. Jackson to illustrate 
the proposed zoning changes.  Mr. Jackson explained that these areas were removed from the zoning map because they are 
not zones.  They were show as part of a story map that was intended to show where public open space could occur in the future 
but not required.  Mr. Evans asked if the spaces are required to be purchased by the City in order to be open spaces or if they 
are currently owned by the City.  Mr. Jackson said only one of the spaces is privately owned, and the remainder are publicly 
owned.  There are open space requirements for every development, but they are not identified on the zoning map.  Each 
development would be responsible for providing its own open space areas.  The specific areas on the existing zoning map are 
to indicate good places for enhanced public access in the future.   
 
Mr. Evans asked if the proposed amendments would change any of the Shoreline Management Act (SMA) requirements for 
properties along the waterfront.  Mr. Jackson answered no. He explained that the Shoreline Management Program (SMP) is 
an independent document that has separate requirements for all commercial and multifamily development along the waterfront.   
 
Commissioner Flemister asked if the proposed amendments could also address the issues that were raised in some of the 
public comments related to parking. Mr. Jackson answered that staff is recommending that the current requirement of .5 
parking spaces per unit for senior housing and .33 parking spaces per unit for assisted living housing be retained.  However, 
staff is recommending that the other parking provisions, including the parking reduction provision, be replaced with a reference 
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to the parking provisions that already exist in the BMC.  He explained that Bremerton is very sensitive to parking reductions 
due to the shipyard, and parking reductions below 1 space per unit are generally only allowed in exceptional cases.  There is 
concern that requiring less on-site parking will push cars out onto the street.  There is always a push from developers to provide 
less parking, but Bremerton’s specific circumstances do not favor significant parking reductions.   
 
Commissioner Pedersen recalled that he has consistently supported reduced parking requirements during his time on the 
Commission, and he would be supportive of reducing the parking requirements in this case, as well.  Because the Eastside 
Village Subarea is a bit further from the shipyard, perhaps there is an opportunity to reduce parking requirements without 
creating significant parking issues.   
 
Commissioner Wofford expressed his belief that a certain amount of parking must be provided, even for assisted living and 
senior housing, to accommodate visitors.   

Commissioner Mosiman requested clarification on what the proposed amendments are intended to accomplish.  He reviewed 
that the process to take the area from an employment center to the Eastside Village Subarea started back in 2019, and the 
Planning Commission spent more than a year discussing the character and vision for the subarea.  City staff did a great job with 
public outreach and getting input from a variety of people (community members, property owners, developers, etc.)  He voiced 
concern that the proposed amendments would significantly change the zoning in the subarea, and he felt that a more substantial 
public process is needed to solicit feedback from the community and stakeholders.  Mr. Jackson said it is humbling to see that 
the current plan hasn’t functioned as hoped.  Rather than go forward with a plan that isn’t working, staff is proposing some 
revisions.  He reminded the Commission that the Eastside Village Subarea is one of the few growth centers identified in the 
City.  If a growth center isn’t growing because of regulatory reasons, monitoring provisions within the current subarea plan 
beckon them to make revisions.  He explained that this is just the initial introduction of the proposed changes.  An environmental 
review and further public outreach will be the next steps, and stakeholders from the previous subarea plan work have been 
notified and encouraged to provide feedback.  He reminded them that traffic will be addressed as part of the State Environmental 
Policy Act (SEPA) process, and the Planned Action Ordinance (PAO) for the subarea requires that individual developers pay 
a proportionate amount of compensation towards the traffic improvements needed in the subarea.     
 
Once again, Commissioner Mosiman noted that, as explained in the Staff Report, the proposal would apply the District Center 
Core zoning code to this Eastside Village Subarea.  He wants to make sure that the process is honored for this extensive change.  
Mr. Jackson said staff will outreach to the stakeholders from the previous subarea plan process.  They will also send notices 
to the property owners and residents within 300 feet of the subarea.  He invited the Commissioners to share their thoughts on 
additional outreach opportunities.  Commissioner Mosiman expressed his belief that the stakeholder comments provided thus 
far are worthy of consideration, but he would encourage the Planning Commissioners to reread the documentation from when 
the subarea plan was initially created.  What is currently being proposed will potentially change the zoning of every property 
in the subarea.  Applying the District Center Core zoning to this subarea is a big deal, and using a shortcut process would be a 
mistake.  
 
Chair Tift said he has been on the Planning Commission for a long time and participated in the initial process of developing 
the Eastside Village Subarea Plan that was eventually adopted.  Now the people who would executive the plan are identifying 
problems from an economic and affordability standpoint, and he is inclined to listen to their concerns, as well as other input 
from the public.  He recalled that the original plan for the Wheaton Riddell District Center sat for 10 years with little or no 
progress towards redevelopment.  The Commission recently recommended, and the City Council approved, a change to District 
Center Core zoning, and things are starting to happen now.  Housing has exploded in that area, businesses have located, and 
the area has become a very viable and important part of the City.  He summarized that they don’t always get it right the first 
time, and they must remain flexible.  They should be willing to listen to the people who will execute the plan going forward, 
and the stakeholders should be invited to participate in the process.   
 
Commissioner Flemister noted that some of the comment letters voiced concern that the stakeholders didn’t receive adequate 
notification of the proposed changes.  She asked how staff plans to address this concern.  Mr. Jackson said he would make 
sure that everyone on the stakeholder list is contacted several times.  He also agreed to contact those who voiced concern to 
make sure they are confident they will get the information they need.   
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Chair Tift expressed his belief that the Eastside Village Subarea presents a golden opportunity for the City, and he can foresee 
it becoming part of a very vibrant loop.  Perhaps Kitsap Transit could even run shuttles to and from the shipyard and other 
businesses in the downtown where parking may not need to be so robust.  Walking the bridge is a very popular pastime, and it 
isn’t too far away from the shipyard.     
 
Vice Chair Rich referred to Page 31 of the Staff Report, which provides a quick summary of the community input that was 
received during the initial subarea planning process.  One of the main concerns centered on the need for more diverse housing 
options, including more rental units.  There was also a desire for a wider range of economic opportunity. She understands the 
concern about what might be lost if the subarea plan is amended to address the stakeholder wants.  However, she also deeply 
understands that none of the community goals can be achieved if the current plan isn’t working and development isn’t possible, 
even if the vision is amazing and people worked very hard on it.  She said she appreciates Mr. Jackson’s explanation of what 
isn’t working and what could be done to fix the plan.  She expressed her belief that the community’s desire for a diverse menu 
of housing choices and greater economic opportunity could still be achieved via the proposed amendments, but perhaps it would 
be worth having more discussion about how those things could still be achieved for the benefit of the public and the 
Commission.   
 
Mr. Jackson explained that one way to achieve more affordable housing is to increase the supply of housing units.  Most 
properties in Bremerton are already developed, and developed properties typically cost more to procure than undeveloped 
property elsewhere.  There are costs associated with demolition, as well a variety of soft costs, too.  If these costs are divided 
among fewer units, then each unit that is produced costs more to develop.  The City cannot anticipate the comfort level of 
financiers and developers, and removing the density limitations would allow for market-based decisions on the number of units 
required to offset the procurement costs for specific properties.  He summarized that the goal is to make the zoning requirements 
match up with policies in the subarea plan that call for additional housing types and making development of housing more 
economically feasible.   
 
Regarding the community’s vision for the subarea, Mr. Jackson said there are people who do not want increased density, but 
they do want a walkable community.  For example, one of the goals for the downtown is to have a grocery store that is within 
walking distance for residents.  However, there needs to be a certain number of residents in the downtown to make the grocery 
store economically feasible.  This same logic could apply to restaurants and other commercial uses.  There needs to be an 
adequate number of residents in the area that can walk to the service in order for it to exist and not be based on automobile 
traffic.  As density increases, the walkable uses the community wants become more practical to develop.   
 
Commissioner Mosiman commented that it is important to remember that vision proceeds zoning and not the other way 
around.  Again, he recalled that when the subarea plan was initially created, there was significant opportunity for community 
input and a lot of Commission discussion about the vision for the area.  He suggested they need to have a discussion about the 
vision before considering whether or not the District Center Core zoning is appropriate.  Chair Tift agreed it would be helpful 
for staff to remind the Commission of the vision for the subarea and how it was arrived at.   
 
Commissioner Pedersen said he is largely in favor of the proposed changes.  He reminded them that the Eastside Village 
Subarea is one of the City’s growth centers.  It is located right on the bridge loop, which is one of the most attractive places in 
the City.  He agreed it would be helpful to have a quick review of why they got to where they are today.  For example, were 
the rough points raised by the developers today part of the initial discussions.  He recalled that in 2019 he advocated for more 
flexibility, similar to what staff is currently proposing.  While he didn’t feel it was necessary to have another full year process, 
it would be helpful to review why some of the previous decisions were made. 
 
Mr. Jackson referred to Page 4 of the Staff Report, which outlines the vision and guidance framework for the subarea.  He 
said staff reviewed this framework to make sure the proposed changes were in sync.  He looks forward to demonstrating for 
the Commission how the vision and guidance framework interacts with the proposed changes.  He also looks forward to 
providing a greater explanation of how the proposed changes sync with the review process.  For example, the proposed 80-foot 
height limit is consistent with the Building Code, which permits a concrete podium for parking, with five levels of wood 
framing above.  The fire and building standards are much more stringent for buildings taller than 80 feet, making them more 
costly to build.  It is more economical to construct buildings at 80 feet or less, and increasing the height limit would make 
projects more economically viable.   
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Mr. Jackson requested feedback on whether the public outreach he described earlier would be sufficient.  He would also like 
feedback about whether or not staff could start the environmental review for the proposed changes.  Chair Tift responded that 
the Commission is comfortable with the proposed outreach, which includes notice to residents and property owners within 300 
feet and discussions with stakeholders from the previous subarea planning process.  With the exception of Commissioner 
Mosiman, the remainder of the Commissioners agreed that staff could initiate environmental review for the proposed changes.   
 
Mr. Jackson advised that staff is proposing to retain the small sliver of Center Residential Low Zoning in the northeastern 
portion of the subarea.  Currently, single-family homes are prohibited in this zone, but the minimum density is 6 DUA.  The 
minimum density promotes single-family homes, but they are prohibited in the zone. If single-family homes are prohibited, it 
doesn’t make sense for the minimum density be 6 DUA.  If they want to permit single-family homes in this area, the minimum 
density of 6 DUA makes sense.   
 
Commissioner Wofford recalled that the Commission previously looked at the area to the east, which is developed primarily 
as single-family homes.  If that’s the case, he would like to continue to allow single-family residential development in the 
Center Residential Low Zone.  It wouldn’t be appropriate to allow very tall buildings to be constructed adjacent to a single-
family neighborhood.  Commissioner Pedersen agreed that was the reasoning behind the separate zone.  The Commissioners 
supported more density and flexibility in the subarea, but they agreed there needed to be some type of buffer for the single-
family neighborhood.  He said he would be opposed to prohibiting single-family development in that one zone.  Chair Tift 
concurred and suggested that position could be confirmed via a review of the record.  Commissioner Mosiman concurred that 
the Commission’s recommendation was and will continue to be impacted by how the adjacent properties are zoned and 
developed.  Vice Chair Rich said she would also support allowing single-family development in the Center Residential Low 
Zone if the adjacent zoning is confirmed to be single-family residential.    
 
BUSINESS MEETING 
 
Chair Report 
 
Chair Tift thanked the Commissioners for the opportunity to lead them in 2022.   
 
Director Report 
 
Mr. Jackson announced that the Commission’s next meeting will be a special meeting on February 28th due to the holiday on 
February 21st.  He invited interested applicants for the vacant Planning Commission position to either email him or fill out an 
application on the City’s website.    
 
Old Business 
 
There was no old business. 
 
New Business 
 
There was no new business.   
 
ADJOURNMENT 
 
The meeting was adjourned at 6:52 p.m. 
 
Respectively Submitted by: 
 
___________________________________ __________________________________ 
Andrea L Spencer, AICP   Rick Tift, Chair 
Executive Secretary   Planning Commission 
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Commission Hearing Date:  March 21, 2022 Agenda Item: V.B.I 
 

CITY OF BREMERTON, WASHINGTON 
PLANNING COMMISSION AGENDA ITEM 

 
AGENDA TITLE: Public Hearing on Revisions to the Eastside Village Subarea Plan 
DEPARTMENT: Community Development 
PRESENTED BY: Garrett Jackson, (360) 473-5289, Garrett.Jackson@BremertonWa.gov  

EXECUTIVE SUMMARY: 
The following report describes revisions proposed to the Eastside Village Subarea Plan. The proposed 
revisions to the Subarea Plan include, but are not limited to:  

• Reinstate previous eighty foot height limitation & no capped density to enable development that 
is envisioned by the Subarea Plan 

• Consolidate zones within the Subarea Plan 
• Adopt new Design Review Board process for public review of projects 
• Additional measures to streamline Subarea regulatory criteria 

 

The tentative schedule for the adoption process is: 
March 21, 2022      Public hearing before the Planning Commission 
Spring 2022           City Council Public Hearing (Final Decision)  
For updates, please watch the City Council agenda on the City’s website or click here. Please email a 
request to be included as an interested party Garrett.Jackson@BremertonWa.gov.  

 
ORDERS OF THE DAY 
The Planning Commission will conduct a public hearing on the Eastside Village Subarea Plan revisions, 
and should consider public testimony, and formulate a recommendation for City Council’s decision. 
 
RECOMMENDED MOTION FOR PLANNING COMMISSION: 
MOTION: Move to recommend that the City Council adopt the proposed revisions to the 
Eastside Village Subarea Plan as detailed in this staff report and Attachment A and based 
upon the Findings and Conclusions included in Attachment C. 
 
ATTACHMENTS: 
The following attachments are the Eastside Village Subarea Plan revisions and documentation of the 
Planning Commission process.   

• Attachment A - Revised Eastside Village Subarea Plan 
• Attachment B - Public Comments  
• Attachment C - Finding and Conclusions of the Planning Commission 

 
 
 
 

mailto:Garrett.Jackson@BremertonWa.gov
https://meetings.municode.com/PublishPage/index?cid=BREM&ppid=d33416d7-25d1-44e6-9d32-55b97fa53824&p=-1
mailto:Garrett.Jackson@BremertonWa.gov
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OPTIONS FOR THE PLANNING COMMISSION: 
At the Planning Commission Public Hearing, the Commission has the following options: 
1. Recommend that the City Council adopt the Eastside Village Subarea Plan changes as 

proposed by Staff in this report. 
2. Recommend the City Council adopt the Eastside Village Subarea Plan changes as modified by 

the Commission. 
3. Recommend denial of any part of the Eastside Village Subarea Plan changes. 
Why is the City proposing this amendment? 
As relayed at the January 24, 2022 Workshop, Staff proposes to adjust the development regulations of 
the Eastside Village Subarea Plan in order to better implement the purpose of the land use Center. At 
this time, current Subarea development regulations do not encourage the kind of growth required for 
the City to meet regional planning goals set by the Growth Management Act and Puget Sound Regional 
Council Vision 2050 growth forecasts. Proposed changes would encourage regional planning goals to 
be met, as well as the vision set forth by the Eastside Village Subarea Plan. 
Background. 
At the January Workshop, the Planning Commission instructed Staff to 
continue the Subarea revision process, initiate more public outreach, and 
provide additional information at the next meeting regarding how the 
proposed changes meet the vision of the Subarea Plan. Since that time, 
staff has reached out to residents and property owners within 300 feet of 
Eastside Village, conducted an Online Open House to increase public 
awareness of the proposed changes, and made adjustments to the 
proposed plan (a video recording of the Online Open House is available 
on the Subarea Plan webpage). The January 24th Workshop Staff Report 
provided the initial draft of the revised Eastside Subarea Plan; for a fuller 
review of the materials provided to the Planning Commission at the 
January Workshop, click here to view the complete packet. The previously 
released draft relayed that while alterations specific to the Subarea are 
being proposed, other changes to the plan seek to incorporate zoning 
regulations that have successfully encouraged development in other areas 
of the City; namely the Design Review Board Process and District Center 
Core zoning. 
• General Changes. The January Workshop Staff Report more fully 

explains specific changes to the Subarea, while this report focuses on 
providing a general review and additional information on topics of 
interest that have come up in the public process and requests from the 
Commission. The zoning map, as seen in the adjacent image, is 
proposed to be altered in a way that would consolidate a number of 
zones. Currently there are four zones and three overlay districts, the 
proposal retains two zones and one overlay district. As allowed uses 
between zones are currently very similar, the existing differences 
mainly lie in differing height and density limitations; as those criteria 
are proposed to be uniform there was no need for separate zoning 
districts. The two remaining zones would retain criteria specific to the 
Subarea Plan, while deferring many specific regulations to the more 
general standards provided in the Bremerton Municipal Code. District 
Center Core (DCC) zoning, per BMC 20.70, currently regulates three other Centers within the City 
and is proposed to be the basis for Multi-Use zoning as well; this proposal is being made as several 
successful development projects have occurred in the DCC zone and the proposed revisions seek 

https://www.bremertonwa.gov/1144/Eastside-Village
https://www.bremertonwa.gov/AgendaCenter/Planning-Commission-4
https://www.bremertonwa.gov/AgendaCenter/Planning-Commission-4
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to bring that development pattern of success to the Eastside Village. Standards for the Center 
Residential Low zone are proposed to retain the height and density limits of the Subarea, while 
adopting the general development standards of the High Density Residential zone (R-40), as it is 
the City’s zoning code provisions that most closely resembles the 30 dwelling unit per acre 
maximum density permitted in the Center Residential Low zone of the Subarea Plan.  

• Design Review Board. The Design Review Board is a group of Bremerton residents with 
backgrounds in architecture, development design, civil service, construction, and/or similar. 
Currently the Board only reviews developments proposed within the Downtown Subarea Plan, 
however, the proposed revisions would incorporate the Design Review process into the Eastside 
Village Subarea Plan as well. The Design Review Board is able to grant departures from 
development criteria (setbacks, modulation, etc.) when the Board feels that a quality exterior 
appearance to the structure is maintained and the intent of the zone is being met. In exchange for 
the opportunity to request a departure, the public is invited to participate in the Design Review 
process and offer feedback on proposed development.  

Vision. 
At the January Workshop, the Planning Commission requested that Staff identify how the proposed 
changes to the Subarea conform with the vision of the Eastside Village Subarea Plan. The Subarea 
Plan organizes its “Mission Statement” in a series of sequential sections that begins with a more 
generalized message and then continues to refine that initial message into more refined points. The 
plan begins with a one-page vision and then continues to add specificity through the Guiding Principles, 
and the Goals & Policies. The proposed amendments aim to ensure that the purpose of the Subarea is 
achieved. The introductory statement to the Vision section of the plan provides the simplest 
explanation of what the plan intends to accomplish:  

“In 2040, the Eastside Village is a vibrant and active area, with commercial, 
residential, and institutional uses, and development design and intensity that 

supports walkable streets.” 
The Vision section of the plan also includes support for environmental stewardship, biking, parks, 
diverse uses and housing types for all incomes and ages, and flexible development regulations. As 
property owners have contacted the City and relayed that the current plan is prohibitive to developing 
their land, this has prompted proposed revisions to the Plan to ensure that the Subarea continues to 
transition to a vibrant and active area with development design and intensity that promotes the vision of 
the plan. 
The Guiding Principles section of the plan calls for economic vibrancy with a broad range of 
accessible employment-generating uses, and accessible mixed-use development that creates lively 
areas with amenities and public spaces. The Guiding Principles call for coordinated planning efforts that 
incentivizes development that fits the visions of the plan, supports the Comprehensive Plan, and growth 
strategy adopted in Puget Sound Regional Council Vision 2050. The Guiding Principles direct the City 
to consider market forces, incentives, and other tools to ensure that Eastside Village continues to 
transition toward the Subarea vision. Staff has reviewed the 23 Goals and 75 Policies within the 
Subarea and believes the proposed revisions are aligned with each. The following provides a selection 
of notable examples: 
• Goal EV-2: The Eastside Village is a Center that shall accommodate a range of development to 

ensure anticipated citywide growth is focused in Centers. 
• Goal EV-10: A vibrant and diverse employment base in the Eastside Village serves both citywide 

and neighborhood needs and creates opportunities for jobs for city and neighborhood residents. 
• Policy EV-18: Ensure that development standards make it simple and cost-effective to build a 

variety of housing units that meet the needs of the community. 
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A review of the Vision, Guiding Principles, Goals & Policies of the Subarea Plan indicate that the 
proposed revisions ensure the vision of the Subarea Plan is accomplished. The plan calls for a variety 
of uses and development regulations that encourage the ongoing development transition of the 
Eastside Village. Staff recommends utilizing the planned Subarea development flexibility in order to 
permit allowances in density and height that will allow the Subarea to become a vibrant hub for 
housing, commercial uses, and urban livability. 
Density. 
While the vast majority of feedback that has been 
received on the proposed changes has been positive, 
there have been concerns noted regarding removing the 
density caps and height maximums that have been in 
place since October of 2020. Depending on the specific 
zone, the existing plan has maximum densities between 
30 and 60 dwelling units per acre; this has proven to be 
insufficient to support the vision of the Subarea. If the Commission has driven Lower Wheaton Way 
recently, it is likely you have noticed ongoing construction at 2090 Wheaton Way (across the street 
from the Bay Bowl). This development is an apartment building that was approved prior to the adoption 
of the Subarea Plan, and is being constructed under standards vested to the previous Employment 
Center zone; this zone did not have a maximum density. This project, as seen in the adjacent image, is 
a four story building that will house 29 apartment units. The project is also participating in the 12 year 
Multifamily Tax Exemption program which will require that at least 20% of the residential units be 
affordable housing. While the current plan caps the development in the Multi-Use zone at 40 dwelling 
units per acre, this project is approaching double that density at 70 dwelling units per acre. This is an 
example of how the adopted code is prohibitive to even more modest projects and also an 
indicator that it can be difficult to institute a prescriptive density cap number without prohibiting 
desirable development types. As the Subarea Plan vision calls for a variety of housing types, for all 
ages and incomes, Staff is recommending that the density cap be removed in order to spur the 
development of housing in the Eastside Village.  
Height. 
The maximum height is proposed to be reinstated to 80 feet, as it was the maximum height in this zone 
prior to October 2020 and as it also provides a cost-effective construction method. This does not, 
however, represent a significant change over the heights permitted 
in the current version of the Subarea Plan. The adjacent image 
illustrates current permitted maximum heights. The existing Center 
Residential High zone has a range of maximum heights with the 
maximum being capped at 55 feet, unless the property is greater than 1 
acre in size, in which case the maximum height increases to 75 feet. 
When existing lots of at least 1 acre are figured in, approximately 75% of 
the existing Subarea could build to a height of 65 to 75 feet. As this 
represents an increase of 5 feet to 15 feet, and as the height limit of the 
previously adopted Employment Center zone was 80 feet, it does not 
appear that a substantial impact is likely from the proposed code change. 
Additionally, the proposed height maximums are consistent with the 
Land Use Element of the Comprehensive Plan, which indicates that 
structures of 6 to 8 stories are expected within the Subarea. No 
change in maximum height is recommended for the Center Residential 
Low zone. Alterations to the January 24, 2022 Draft Subarea Plan 
regarding height are discussed later in this report.  
 

SAGE APARTMENTS 

CURRENT SUBAREA 
PERMITTED HEIGHTS 
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Additions to the January 24, 2022 Draft Subarea Plan. 
Some alteration to the initial draft plan presented to the Planning Commission was expected as the 
code revision process continued to proceed. The title page of the draft revised Subarea Plan that was 
provided to the Planning Commission at the January 24, 2022 Workshop included the statement, “As 
comments are received this initial draft will undergo further analysis and revision”. Staff has continued 
to take comment and analyze the proposed revised plan. The plan is the same as presented in the 
January Workshop with the following exceptions, as follows: 
• Multi-Use Zone, Maximum Height. 

The intent of the proposed revision was to increase the maximum height in the Subarea to that of 
the previous Employment Center zone. That being said, nonresidential development in the 
Employment Center zone was capped at 60 feet, while residential and mixed uses were 
permitted to heights of 80 feet. This language has been incorporated into the final draft proposal 
as 1) it ensures that resulting development is constructed to standards that precisely mirror what 
has been permitted historically, 2) this method is aligned with the Subarea purpose of promoting 
residential uses and housing, and 3) as existing environmental documents will be utilized for State 
Environmental Policy Act (SEPA) review process, consistency with the previously adopted 
Employment Center zone standards is preferable. As some concerned public comments have been 
received regarding structure height, this is also an attempt to assuage those worries by adopting a 
standard that is more specific to historical expectations. 

• Multi-Use Zone, Minimum Density. 
A specific minimum density in the Multi-Use zone was not established in the initial proposed draft 
presented to the Commission; this has unintentionally created confusion over which minimum 
density would apply to the Subarea. Both the current Subarea Plan and previous Employment 
Center zone had an adopted minimum density of 15 dwelling units per acre. As was the case with 
better defining height limitations, staff is recommending adopting a minimum density of 15 
dwelling unit per acre in order to coincide with historical trends, existing environmental 
documents, and in response to concerns received via public comment. 

• Center Residential Low Zone, Maximum Height.  
A specific maximum height in the Center Residential Low zone was not established in the initial 
proposed draft presented to the Commission, therefore, the R-40 zone maximum height of 45 to 60 
feet would have been the potential adopted result. In order to maintain the maximum height 
indicated in the existing Subarea Plan, and to buffer bordering 
residential uses, Staff recommends a maximum height of 35 feet 
in the Center Residential Low zone. 

• Center Residential Low Zone, Single-family Homes.  
At the January Workshop, input was requested from the 
Commission regarding permitting single-family homes within the 
Center Residential Low zone, as the current plan prohibits single-
family homes but has a minimum density of 6 dwelling units per 
acre. As this appears contradictory, direction was requested from 
the Commission on whether to lift the single-family home prohibition 
or to instead raise the minimum density. The Commission 
requested additional information on surrounding uses prior to 
providing feedback to staff. Accordingly, Staff analyzed surrounding 
uses and the adjacent image provides an illustration of surrounding 
residential types. The pink dash indicates the border of the Subarea 
Plan, with all properties west of the line being within Eastside 
Village. The red dots indicate a single-family home and the yellow 
dots indicate a duplex; whether inside or outside the Subarea Plan, 
the uses were approximately split 50/50. In recognition of existing KITSAP PARCEL SEARCH 
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uses, and the buffer bordering lower intensity residential uses, Staff recommends removing the 
single-family home prohibition and retaining the minimum 6 dwelling unit per acre standard. 

• Section 5.4, Block Frontage and Urban Design Framework Development Standards. 
When reviewing the proposed changes with the Public Works Department, potential clarifications 
were identified that would ensure better readability of the existing plan. References to Title 11.12 
Transportation Development Code of the Bremerton Municipal Code (BMC) were added to 
the Subarea Plan where appropriate. A reference that, “The Public Works Department shall 
determine specific street dimensional configurations on a case-by-case basis” was also added to 
pages illustrating street sections, as specific frontage requirements are often driven by a number of 
site factors and may not result in frontages matching illustrations of the Subarea Plan. 

 
PUBLIC INPUT 
The Planning Commission sought public comment at the January 24, 2022 Workshop. No verbal 
comments were provided at the Workshop, however, seven written comments were received; every 
comment received was from an individual representing the ownership of properties within the Subarea. 
To this point all property owners within the Subarea that have contacted the City have supported the 
proposed changes. A well-attended Online Open House on the proposed changes was held February 
28, 2022 (a video recording of the Online Open House is available on the Subarea Plan webpage). 
Notice of the meeting was sent to all properties within 300 feet of the Eastside Village Subarea. A more 
complete record of received public input is provided as Attachment B. 
 
OVERALL IMPACT 
The proposed code changes to Subarea development regulations are expected to more closely align 
with the originally intended outcomes. As the vision of the original plan was to create increased housing 
and a vibrant urban setting, and we have gathered feedback that the existing adopted plan is 
prohibiting achievement of that vision, it is expected that the overall impact of these changes will ensure 
the Subarea vison can be met. 
 
CONCLUSION: 
The City has reviewed the proposed amendments for compliance with the City’s Code requirements for 
Area-wide Rezones (zoning map changes) per BMC 20.58.050 and Text Amendments per BMC 
20.18.020. The amendments meet the decision criteria set forth in the BMC, supports vision of the 
Subarea Plan, and the Land Use Element of the Comprehensive Plan. Therefore, the City suggests 
that Planning Commission make a recommendation on this proposal. Please see Attachment C 
“Findings and Conclusions” for a detailed analysis of how the proposal is consistent with the BMC 
decision criteria for amendments. 
 

https://www.bremertonwa.gov/1144/Eastside-Village

